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MEMORANDUM
To: Design Review Board
From: Scott Guter, AICP, Senior Planner
Date: February 21, 2020
File No.: DRV19-00308

Subject: 203 1ST AVE S MULTIFAMILY PROJECT

CONCEPTUAL DESIGN CONFERENCE

MEETING GOALS

At the March 2, 2020 Design Review Board (DRB) meeting, the DRB should review the
concept design for the 203 1% Avenue South Project. At the meeting, the DRB should
determine:

A. How the design guidelines affect or pertain to the proposed development.
B. Determine which guidelines apply to the proposed development.

C. Determine what other application materials are needed for the Design Response
Conference.

BACKGROUND INFORMATION

The site is a collection of five properties located at 203 and 207 1%t Ave S, 200 2" Ave S
and 106, 110 and 114 2" St S (see Attachment 1). The applicant is proposing to construct
four 4-story residential buildings with below grade parking. The project will contain 22
attached dwelling units and 45 parking stalls. Vehicular access to the site is proposed
mid-block along 2" St S adjacent to the west property line. The applicant has provided
development objectives and general project information which includes three building
massing schemes (see Attachment 2). The applicant’s preferred building massing option
is shown as Scheme 3.

SITE

The subject properties currently contain six 2-story residential buildings. All buildings will
be removed with development. The site slopes downward from an elevation of about 75’
at its southwest corner a distance of about 224’ to an elevation of 68’ at its northeast
corner. The site has three street frontages: 1t Ave S to the north, 2" St S to the west,
and 2" Ave S to the south. These streets are designated as local neighborhood access
streets.

The following list summarizes the zoning designation, uses, and allowed heights of
properties adjacent to the subject property:

North: CBD 1B (Commercial/Multifamily): Maximum height is 55’ above the midpoint
of the frontage of the property on the abutting right-of-way, excluding First Avenue South.
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South: RM 3.6 (Single-Family): Maximum height is 30’ above Average Building
Elevation (ABE).

East: CBD 3 & 4 (Church): Maximum height is 41’ above ABE in CBD 3 except no
portion of a structure within 100 feet of the southerly boundary of 2nd Avenue South
abutting the RM 3.6 zone may exceed 30’. Maximum height is 54’ above ABE or existing
grade in CBD 4 except no portion of a structure within 100 feet of the southerly boundary
of Second Avenue South abutting the RM 3.6 zone shall exceed 35, and no portion of a
structure within 40’ of First Avenue South shall exceed 41'.

West: CBD 4 (Multifamily): Maximum height of structure is 55.4 feet above ABE west
of Second Street South, including any adjacent structure in CBD 1 west of 2nd Street
South developed with a structure in this zone.

A photograph prepared by the applicant that show the surrounding properties is contained
in Attachment 2.

KEY ZONING REGULATIONS

Zoning regulations for uses in the CBD 4 zone are found in the use-zone chart (see
Attachment 3). The following regulations are important to point out as they form the
basis of any new development on the site.

A. Permitted Uses: Permitted uses in this zone include, but are not limited to retail,
restaurants, office, and stacked or attached dwelling units.

Staff Comment: The applicant is proposing 22 units attached dwellings. The
proposal is consistent with the permitted uses for the CBD 4 zone.

B. Required Yards: Attached Dwelling Units must provide a 10’ front required yard.
The side and rear required yards are 0.

Staff Comment: The site contains three required front yards and one required side
yard. The proposed conceptual plans meet the required yards for the CBD 4 zone.

C. Height: The CBD 4 zone allows a maximum height of 54’ above ABE or existing
grade except no portion of a structure within 100 feet of the southerly boundary
of Second Avenue South abutting the RM 3.6 zone shall exceed 35’, and no portion
of a structure within 40’ of First Avenue South shall exceed 41'.

KZC section(s) 50.62 allow(s) the following exceptions to this height:

o Decorative parapets may exceed the height limit by a maximum of four (4)
feet; provided, that the average height of the parapet around the perimeter
of the structure shall not exceed two (2) feet.

e For structures with a peaked roof, the peak may extend five (5) feet above
the height limit if the slope of the roof is greater than three (3) feet vertical
to 12 feet horizontal and eight (8) feet above the height limit if the slope
of the roof is equal or greater than four (4) feet vertical to 12 feet
horizontal.

Staff Comment: The applicant will need to submit height calculations with the
Design Response Conference application.  Staff will review the project for
compliance with the City’s height regulations during the Design Response phase.

D. Parking: The project is required to comply with the following parking standards:
e Residential
= 1.2 stalls per studio unit
= 1.3 stalls per 1 bedroom unit
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= 1.6 stalls per 2 bedroom unit
= 1.8 stalls per 3 or more bedroom unit

= Guest Parking: A minimum 10% of the total number of required
parking spaces shall be provided for guest parking and located in a
common area accessible by guests. If the required number of guest
parking spaces results in a fraction, the applicant shall provide the
number of spaces equal to the next higher whole number.

Staff Comment: The applicant will be required to demonstrate compliance with
applicable City parking provisions. The proposed parking area does not meet the
design standards of KZC 105.60. The applicant may request a modification to
these standards pursuant to KZC 105.103.3.f. Staff will review the project for
compliance with the City’s parking regulations during the Design Response phase.

E. Sidewalks: 2" Ave S is designated as a major pedestrian sidewalk. Where public
improvements are required by Chapter 110 KZC, major pedestrian sidewalks shall
be as follows:

o A sidewalk width of at least eight (8) feet

o Have adequate lighting with increased illumination around building
entrances and transit stops.

Staff Comment: The final sidewalk configuration will need to be reviewed by Public
Works and approved as part of the Design Response Conference decision.

PEDESTRIAN ORIENTED DESIGN GUIDELINES

In addition to the standard guidelines contained in the Design Guidelines for Pedestrian-
Oriented Business Districts, the list in Attachment 4 highlights some of the key guidelines
and special considerations that apply specifically to the project or project area. The
following is a list of key design issues and/or design techniques that should be addressed
with this project.

Pedestrian-friendly building fronts
Blank wall treatment

Vertical and horizontal definition
Architectural scale

Horizontal modulation

Change in roofline

Human scale

Parking lot location and design
Building material, color, and detail

See adopted Design Guidelines for Pedestrian-Oriented Business Districts for complete
text and explanations.

CONTEXT

The context or setting in which the proposed development will be located is important in
determining the appropriate design guidelines that would apply. The following are several
questions that are geared towards identifying the physical environment around and on
the subject property. These questions will help supplement the discussion on the key
design guidelines appropriate for the proposed project.

A. How does the site relate to its surroundings?
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The applicant and Design Review Board should discuss the physical and built
environment on and around the subject property. Topics include height of
neighboring structures, topography, and landscaping.

What are the Opportunities and Constraints of the Site and Vicinity given
the following topics?

Streetscape

Urban Form

Activities and Uses in the area
Pedestrian Patterns and Environment
Character of Adjacent Buildings
Landscaping/Open Space

DISCUSSION ISSUES

The role of the DRB at the Conceptual Design Conference is to help determine how the
design guidelines found in the Pedestrian-Oriented Design Guidelines apply to the
proposed development. The following sections and questions below are representative of
the City’s design guidelines. These questions are to be used as a tool to help identify how
design guidelines would apply to the proposed project.

A.

Scale
1.
2.

What are the key vantages of the project?

Identify appropriate mitigation techniques for building massing of the
proposed buildings. Possible techniques include vertical and horizontal
modulation, corner treatment, and roof forms. The applicant has provided
several massing schemes including a preferred option (Scheme 3) for the
DRB’s review and comment (see Attachment 2).

Pedestrian Access

1.

3.
4.

How does the proposed massing and location of structures relate or
respond to the pedestrian environment?

What are the opportunities for pedestrian friendly building fronts at the
street level?

What are the key pedestrian connections?
How would the project engage pedestrians?

Open Space and Landscaping

What are opportunities for landscaping and/or open space on the subject property?
ITEMS REQUIRED FOR DESIGN RESPONSE CONFERENCE

The Design Review Board shall determine what models, drawings, perspectives, 3-D
SketchUp model, or other application materials the applicant will need to submit with the
design review application.

ATTACHMENTS

1. Vicinity Map

2. CDC Plan Submittal

3. CBD 4 General Regulations and Use Zone Chart

4. Design Guidelines — Special Considerations for Downtown Kirkland
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VICINITY MAP
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KZC <a href="../KirklandZ50/KirklandZ50.html#50.29">50.29</a> User Guide — CBD 4 zones.
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50.29 User Guide — CBD 4 zones. DRV20-00033

The charts in KZC 50.32 contain the basic zoning regulations that apply in the CBD 4 zones of the City. Use these charts by reading down the left hand column

entitled Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use.

Section 50.30

Section 50.30 - GENERAL REGULATIONS
The following regulations apply to all uses in this zone unless otherwise noted:

1. Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property.

2. Structures east of Second Street South shall be set back 10 feet from Second Avenue South (does not apply to Detached Dwelling Unit and

4. Maximum height of structure is 55.4 feet above average building elevation west of Second Street South, including any adjacent structure in
CBD-1 west of 2nd Street South developed with a structure in this zone.

5. No portion of a structure within 100 feet of the southerly boundary of Second Avenue South abutting the RM 3.6 zone shall exceed 35 feet. No
portion of a structure within 40 feet of First Avenue South shall exceed 41 feet (does not apply to Detached Dwelling Unit uses).

6. See KZC 50.62 for additional building height provisions.

7. Development shall not isolate any existing detached dwelling unit in this zone (does not apply to Detached Dwelling Unit and Public Park uses).

link to Section 50.32 table

The Kirkland Zoning Code is current through Ordinance City Website: http://www.kirklandwa.gov/ (http://www.kirklandwa.gov/)
4713, passed December 10, 2019. City Telephone: (425) 587-3000

Disclaimer: The City Clerk's Office has the official version of the Code Publishing Company (https://www.codepublishing.com/)
Kirkland Zoning Code. Users should contact the City Clerk's elLibrary (https://www.codebook.com/listing/)

Office for ordinances passed subsequent to the ordinance cited

above.
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CBD.4 USE ZONE CHART

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS
o~ % MINIMUMS MAXIMUMS
p ©) . —~ | 25
re} USE K& ReqU_lred REQUIRED o 333 S8
5 4 Review YARDS ? Soo |0~ _
= @ 3 Process | L0l | (see ch. 115) G| Heightof |[280 |85 Required
bt vy Size 3| structure |ERQ v Parking
4 S) cO S o : :
2 > 470 | 2% Spaces Special Regulations
:> Front|Side |Rear S w = (See Ch. 105) (See also General Regulations)
.010 |Restaurant or D.R, None 0' 0" [100% |54' above aver- One per each 125 1. No aspect or component of this use, including open dining areas, may be ori-
Tavern Chapter age building sg. ft. of gross ented towards Second Avenue South.
142 KZC. elevation or floor area. 2. Primary vehicular access to the subject property may not be directly from Sec-
existing grade. ond Avenue South between Second Street South and State Street unless no
other alternative exists.
3. Drive-in or drive-through facilities are prohibited.
.020 | Entertainment, See KZC 50.60 1. No aspect or component of this use, including hotel/motel rooms and open
Cultural or and 105.25. dining areas, may be oriented toward Second Avenue South.
Recreational 2. Primary vehicular access to the subject property may not be directly from Sec-
Facility ond Avenue South between Second Street South and State Street unless no
other alternative exists.
-030 |Hotel or Motel One for each 3. The parking requirement for hotel or motel use does not include parking re-
room. See Spec. quirements for ancillary meetings and convention facilities. Additional parking
Reg. 3. requirements for ancillary uses shall be determined on a case-by-case basis.
.040 [ Any Retail One per each 350 |1. The following uses are not permitted in this zone:
Establishment, sg. ft. of gross a. Vehicle service stations.
other than those floor area. b. The sale, service and/or rental of motor vehicles, sailboats, motor boats,
specifically listed, and recreational trailers; provided, that motorcycle sales, service, or rental
limited, or is permitted if conducted indoors.
prohibited in this c. Drive-in facilities and drive-through facilities.
zone, selling 2. Primary vehicular access to the subject property may not be directly from Sec-
goods or ond Avenue South between Second Street South and State Street unless no
providing other alternative exists.
servicesincluding 3. Ancillary assembly and manufacture of goods on the premises of this use are
banking and permitted only if: )
related financial a. The assembled or manufactured goods are directly related to and depen-
services de_nt upon this use and are available for purchase and removal from the pre-
mises.
b. The outward appearance and impacts of this use with ancillary assembly
or manufacturing activities must be no different from other retail uses.
.050 |Private Lodge or 10 See KZC 105.25. |1. Primary vehicular access to the subject property may not be directly from Sec-
Club ond Avenue South between Second Street South and State Street unless no
other alternative exists.

(Revised 4/16)
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. Zone
Section 50.32 CBD-4 USE ZONE CHART

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

~ (%] MINIMUMS MAXIMUMS

™ Z

o O . ~ |25

i) USE 2 Requ_lred REQUIRED o 353 %3

< 3 Review YARDS g Soc | & :
= @ 3 Process | 19U | (see ch. 115) S| Heightof [280 |J§| Required
2 w Size 3| structure | ST | Z o Parking
n @x o 530 |28 Spaces Special Regulations
:> Front|side|Rear| 3 D = | (See Ch. 105) (See also General Regulations)
.060 | Office Use D.R, None 10' 0' 0" |100% |54' above aver- D D |One pereach 350 [1. The following regulations apply to veterinary offices only:
Chapter age building sq. ft. of gross a. May only treat small animals on the subject property.
142 KZC. elevation or floor area. b. Outside runs and other outside facilities for the animals are not permitted.
existing grade. c. Site must be designed so that noise from this use will not be audible off the
subject property. A certification to this effect, signed by an Acoustical Engi-
neer, must be submitted with the D.R. and building permit applications.
d. Aveterinary office is not permitted if the subject property contains dwelling
units.

2. Ancillary assembly and manufacture of goods on premises may be permitted
as part of an office use if:

a. The ancillary assembled or manufactured goods are subordinate to and
dependent on this office use; and

b. The outward appearance and impacts of this office use with ancillary
assembly and manufacturing activities must be no different from other
office uses.

3. Primary vehicle access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no
other alternative exists.

.070 [Church B |One perevery4 |1. Primary vehicularaccess to the subject property may not be directly from Sec-
people based on ond Avenue South between Second Street South and State Street unless no
maximum occu- other alternative exists.
pancy load of any 2. No parking is required for daycare or school ancillary to the use.
area of worship.

See Spec. Reg. 2.

.080 | Stacked or A |1.2 per studio unit.

Attached Dwell- 1.3 per 1 bedroom

ing Units unit.
1.6 per 2 bedroom
unit.
1.8 per 3 or more
bedroom unit.
See KZC 105.20
for visitor parking
requirements.

(Revised 4/16) Kirkland Zoning Code
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ATTACHMENT 3
USE ZONE CHART DRV20-00033

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

MINIMUMS MAXIMUMS

Section 50.32

Required REQUIRED
Review YARDS

Process | 1Ot | (see Ch. 115)
Size

:> Front|Side |Rear

.085 | Residential DR, None 10’ 0' 0" [100% |54' above aver- D A |See Spec. Reg. 1.|1. For parking managed pursuant to Special Regulation 2, parking shall be pro-

Suites Chapter age building vided at a rate of 0.5 per living unit plus one per on-site employee. Otherwise

142 KZC. elevation or parking shall be provided at a rate of one per living unit plus one per on-site

existing grade. employee and modifications to decrease the requirement are prohibited. See

KZC 50.60.

2. Therequired parking shall be 0.5 per living unit where the parking is managed
as follows and the property owner agrees to the following in a form approved
by the City and recorded with King County:

a. Rentals shall be managed such that the total demand for parking does not
exceed the available supply of required private parking. If the demand for
parking equals or exceeds the supply of required private parking, the prop-
erty owner shall either restrict occupancy of living units or restrict leasing
to only tenants who do not have cars.

b. The property owner shall prepare a Transportation Management Plan
(TMP) for review and approval by the City and recording with King County.
At a minimum, the TMP shall include the following requirements:

1) Charge for on-site parking, unbundled from the rent, for tenants who
have cars.

2) Bus pass or equivalent alternative transportation mode subsidies for
tenants who don’t have cars.

3) Lease provisions and monitoring requirements for the property owner
to ensure that tenants are not parking off site to avoid parking charges.

4) Adequate secured and sheltered bicycle parking to meet anticipated
demand.

5) Designation of a Transportation Coordinator to manage the TMP, pro-
vide commute information to all new tenants, and be a point of contact
for the City.

6) At the time the project attains 90 percent occupancy, the property
owner shall provide an accurate and detailed report of initial resident
parking demand and alternative commute travel. The report format
shall be reviewed and approved by the City.

USE

4

Required
Parking
Spaces Special Regulations

(See Ch. 105) (See also General Regulations)

Height of
Structure

Section 50.32
REGULATIONS
Landscape
Category

(See Ch. 95)

Lot Coverage
Sign Category
(See Ch. 100)

N

REGULATIONS CONTINUED ON NEXT PAGE

(Revised 4/16) Kirkland Zoning Code
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Section 50.32 USE ZONE CHART

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

MINIMUMS MAXIMUMS

Required REQUIRED
Review YARDS

Process L_°t (See Ch. 115)
Size

:> Front|Side [Rear

.085 | Residential REGULATIONS CONTINUED FROM PREVIOUS PAGE

Suites

(continued) 7) Following the initial survey, the property owner shall submit a biennial
survey of residents prepared and conducted by a licensed transporta-
tion engineer or other qualified professional documenting on-site and
potential off-site parking utilization and alternative commute travel.
The Planning Director may increase or decrease the frequency of the
survey based on the documented success of the TMP.

8) Acknowledgement by the property owner that it shall be a violation of
this code for the actual parking demand for the project to exceed the
available supply of required parking or to fail to comply with the provi-
sions of the TMP or reporting requirements.

c. After one year of project occupancy, the Planning Official may allow a
decrease in the required number of spaces if the number of spaces pro-
posed is documented by an adequate and thorough parking demand and
utilization study of the property. The study shall be prepared by a licensed
transportation engineer or other qualified professional, and shall analyze
the operational characteristics of the use which justify a parking reduction.
The scope of the study shall be proposed by the transportation engineer
and approved by the City traffic engineer. The study shall provide at least
two days of data for morning, afternoon and evening hours, or as other-
wise approved or required by the City traffic engineer.

3. All Residential Suites and all required parking within a project shall be under
common ownership and management.

4. Development shall be designed, built and certified to achieve or exceed one
or more of the following green building standards: Built Green 5 Star certified,
LEED Gold certified, or Living Building Challenge certified.

5. Developments containing this use shall provide common living area available
to all residential suite residents. Common living area shall consist of areas
such as shared kitchens, dining areas, and community rooms. Areas such as
bathrooms, laundries, utility rooms, storage, stairwells, mailrooms, and hall-
ways shall not be counted as common living area. The minimum amount of
common living area for each project shall be 250 square feet plus an addi-
tional 20 square feet per living unit.

Required
Parking
Spaces Special Regulations

(See Ch. 105) (See also General Regulations)

Height of
Structure

c
7
m
REGULATIONS
Landscape
Category
(See Ch. 95)
(See Ch. 100)

Section 50.32

Lot Coverage
Sign Category

(Revised 4/16) Kirkland Zoning Code
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Section 50.32 DRV20-00033

CBD.4 USE ZONE CHART

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS
~ ] MINIMUMS MAXIMUMS
m Z
o O , ~ |25
o USE & Required REQUIRED o) 2-8 |98
< 3 Review YARDS 3 Soc |25 .
= @ 3 | Process| L0 | (seech.115) | ©| Heightof |2 8C |8 | Required
9 L Size 3| sStructure | €T Y ® Parking
2 4 cO @ S o : .
] 8 a-n |29 Spaces Special Regulations
:> Front|Side |Rear S 0= (See Ch. 105) (See also General Regulations)
.090 | School, Day-Care |D.R., None 10' 0' |100% |54' above aver- See KZC 105.25. |1. A six-foot-high fence is required along all property lines adjacent to outside
or Mini-School or |Chapter age building play areas.
Day-Care Center |142 KZC. elevation or 2. Primary vehicular access to the subject property may not be directly from
existing grade. Second Avenue South between Second Street South and State Street unless
no other alternative exists.
3. Hours of operation may be limited by the City to reduce impacts on nearby
residential uses.
4. An on-site passenger loading area may be required depending on the num-
ber of attendees and the extent of the abutting right-of-way improvements.
.100 | Assisted Living 1.7 perindepen- |1. A facility that provides both independent dwelling units and assisted living
Facility dent unit. units shall be processed as an assisted living facility.
1 per assisted liv- |2. A nursing home use may be permitted as part of an assisted living facility use
ing unit. in order to provide a continuum of care for residents. If a nursing home use
is included, the following parking standard shall apply to the nursing home
portion of the facility:
a. One parking stall shall be provided for each bed.
.110 |Detached None 3,600 20' 10" | 60% |If adjoining a 2.0 per unit. 1. For this use, only one dwelling unit may be on each lot regardless of lot size.
Dwelling Units sq. ft. low density 2. Chapter 115 KZC contains regulations regarding home occupations and
zone, then 25' other accessory uses, facilities, and activities associated with this use.
above average
building eleva-
tion. Otherwise,
30" above build-
ing elevation.
.120 | Public Utility, D.R., None 10 0' |100% |54' above aver- See KZC 105.25.
Government Chapter age building
Facility, or Com- |142 KZC. elevation of
munity Facility existing grade.
.130 |Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for required
review process.

(Revised 4/16)
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Design Guidelines for Pedestrian Oriented Business Districts
In addition to the standard guidelines contained in the Design Guidelines for Pedestrian-
Oriented Business Districts, the following list summarizes some of the key guidelines or
regulation which apply specifically to the project or project area.

Special Consideration for Downtown Kirkland

Sidewalk Width: New development should provide sidewalks at the recommended
width. Providing wider sidewalks throughout downtown is a long-term endeavor.

NOTE: 2" Avenue South is a major pedestrian sidewalk and subject to the zoning code
provisions of KZC 110.52.

Parking Location: The Downtown Plan calls for limiting the number of vehicle curb cuts.

Parking Garage: Garages built on Downtown Kirkland’s perimeter slopes, near
residential areas, or near the waterfront can fit less obtrusively into the landscape when
terraced. Treatment of the facade of the parking structure can be just as effective in
mitigating the visual impacts of parking garages as pedestrian-oriented businesses,
plazas, or landscaped setbacks at the ground level.

Fenestration Patterns: Breaking larger window areas into smaller units to achieve a
more intimate scale is most important in Design Districts 1, 2, 4, 8, and the southwest
portion of 3 where new buildings should fit with older structures that have traditional-
styled windows. Architectural Elements Decks, Bay Windows, Arcades, Porches.

Street Corners: Special attention should be paid to both the design and detailing of new
buildings on corner sites in the pedestrian oriented design districts. Existing buildings
could incorporate some of these elements (human-scale and visual punctuation) through
the use of such elements as awnings and well-designed signs at the corner.
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